6.0 HOUSING ELEMENT

The Housing Element is presented in the following sections:

6.1 Key Issues
6.2 Recommendations
6.3  Action Program

During the preparation of the Sedona Community Plan in 1990, the need for affordable housing, the
supply of affordable housing, how to integrate affordable housing into the community and how to encourage
affordable housing development were identified as critical issues. The origind, adopted Community Plan
recommended that a housing eement be prepared for the Community Plan. The Housing Element was
prepared as part of the 1998 Community Plan update.
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Overview

In 2002, the City wasin the process of updating the Housing Element of the Sedona Community Planto
provide more proactive strategies regarding affordable housing needsin the community. This sudy was
targeted for completion in late summer 2002. The Plan’ s Housing Element acknowledgesthe chalenges of
providing a variety of housing types to meet the needs of its resdents and employees. These chdlenges
include the very high cost of land and housing in Sedonaand the trend and market for large ot devel opment
a amuch lower dengity than the maximum alowable under current zoning. Additionaly, much of the City’s
mogt affordable housing is located within commercid zoning didtricts.  Extremely high commercid land
values have created market incentivesto redevelop theseareas. Currently, themgjority of the City’ sservice
sector jobs are held by non-residents who commute from nearby communities.

Although the current housing dement provides severd land use recommendations and policiesthat promote
mixed uses and agregter diverdty of housing typesin severd locationsin the community, the trend toward
the “underutilization” of resdential land and escdating land and housing costs continues to impede the
effectiveness of these policies. Providing housing that is affordable even to moderate income households
remains a chdlenge.

During the 2001-2002 Community Plan update, many in the community recognize that more affordable
housing isneeded in Sedonaand that the City has not been pro- activein making housing affordableto those
with low to moderateincomes. Thereisaconcern, however, regarding potentia increasesin densitiesthat
may be recommended to address community housing needs.

As part of the 2001-2002 Community Plan update, acomprehensive housing inventory was conducted in
mid-year 2000. In conjunction with this inventory, staff adso assembled housing information based on
queries of other communities both in and outside of Arizonafor purposes of comparison. Staff prepared a
preliminary draft report regarding housing needs and aso used the Arizona Housing Commission Report
(Arizona Department of Commerce) — “The State of Housing in Arizona, 20007, the 2000 census and
information and data from the draft Housng Study (July 2002 — Grantmasters, Inc.) and the Arizona
Affordable Housing Profile conducted by Elliot D. Pollack and Company for the Arizona Department of
Commerce (Spring 2002), as resources in the assessment of housing affordability and need.

For the 2001- 2002 Community Plan update, the recommendations regarding housing areintended primarily

to provide discusson/analys's regarding current conditions and assessment of needs. Recommendations
regarding housing are expected with the completion of the Housing Study later in 2002.
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6.1 KEY ISSUES

Current Conditions — Land and Housing Units

As of July, 2001, 62 percent of the lands available for resdential use were developed and 1,489 acres
remained, representing 910 acres of vacant, subdivided lots (1,661 lots) and 579 gross acres of
unsubdivided vacant land. This unsubdivided vacant land can accommodate 1,316 additional residential
unitsif developed at 64% of the dlowable dendty (based on current trends) for atotal of 2,977 additiona
housing units.

Multi-family housing comprises 3.2% of Sedona s developed resdentid land base. Multi-family zoning
(both developed and undevel oped) comprises 3.9% of the resdentia land base. In comparison, multi-family
zoning comprises 19.6% of the totd resdentiad lands in Aspen, Colorado and 12.9% in Durango,
Colorado.

There are 976 developed and approved multifamily unitsin Sedona, comprising 11.1% of the City’ stota
potentid housing units. In comparison, multifamily units comprise 30% of Teluride, Colorado housing.

Sedona has 253 existing and 88 additionally- gpproved gpartment unitsfor atota of 341 units, comprising
4.6% of the developed and approved total housing. In comparison, the Arizonaaverage is 23% of tota
housing. Apartment housing comprises 34.9% of the developed and gpproved multi-family housng in
Sedona.

Sedona has 33 mobile home park rentd units that are not owner-occupied (9.6% of al mobile home park
units). The tota combined existing and gpproved gpartments and mobile home park rentd unitsyield a
combined total of 374 units or 5% of the developed and approved total housing stock. There are 625
additiona developed and approved condo, townhome and duplex unitsin the City.

Mobile home parksin Sedona are currently built out. There have been no proposals made for

any additional mobile home parks since the City incor porated in 1988 nor have any ar eas been

recommended for theseusesin the Community Plan. Thereisvery littleremaining lands/lotsfor

which mobileand manufactured housingisallowed by current zoning. Asof July, 2001, therewere
23 vacant subdivided lotsand 7.5 unsubdivided undeveloped gross acresrepresenting about 30
additional units—atotal of 53 additional potential lots/'units zoned for mobile and manufactured

housing.

In both 1995 and 2000, 73% of all Sedona households were owner-occupied. For Arizona, home-
owner ship was 62% in 1996 and 68% in 2000.
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Housing and Real Estate Prices

Comparing al sections of the nation, the median cost of existing housing is highest in the west.

Year 2001 Median Cost by Region
u.s $147,800
Northeast: $146,500
Midwest: $130,200
South: $137,400
West: $194,500

Sedona lies within the most costly region in the U.S. and with a median single family home price of
$290,000 and an average single-family resde price of $364,618, isdso substantidly higher than most other
western region locations.

Sedona Real Estate Costs

In 1989 the average resde sngle-family home in Sedona sold for $152292; the average
townhome/condominium or patio home for $102,417, and the average mobile home for $60,531. The
average residential lot sold for $45,208.

In 1996 the average resde sngle-family home in Sedona sold for $258,484; the average
townhome/condominium or patio home for $133,073 and the average mobile home for $104,885. The
average residentid lot sold for $131,985.

In 2001, the average resade Sngle-family homein Sedonasold for $364,618; the average townhome/condo
sold for $187,028 and the average mobile home for $126,294. The average residentia lot sold for
$168,527. (see Table 9)

Table9
Real Estate Costs
Housing Type 1989 1996 20012 Percent of Increase
(1989 — 2001)

Sngle-family Rede $152,292 $258,484 $364,618 139%

Town Home/

0,

~ondorminium $102,417 $133,073 $187,028 83%
Mobile Home $60,531 $104,885 $126,294 109%
Resdentid Lot $45,208 $131,985 $168,527 273%

1 Source: Verde Valley Board of Realtors
2 JohnD. Miller Real Estate Services
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Over the past 12 years, Sedonasingle-family housing prices have been increasing an average of 11.5% per
year for angle-family units, 6.9% for townhome and condominium units, 9% for manufactured homesand
over 22% for vacant land and resdentia lots.

Rental Rates

Rentals advertised in the Red Rock Newsin 2001- 2002 showed the average one-bedroom gpartment rents
for $500 to $700 per month. Thesetypesof unitsarescarce. A two-bedroom gpartment rentsfor $700to
$900 per month without utilities. 1n comparison, the Arizona average is $450/mo (one bed) and $580/mo
(two bed) without utilities (2000). The average mobile home in a mobile home park rents for $690/mo
(based on a2000 survey of two parks with a broad range of rates). This number may not be truly

representative as the options are very limited. The average townhome/condo/duplex two-bedroom unit
rents for $850 and $1,200 per month without utilities. An “upscaée’ townhome unit rents for $1,200 to
$1,500 per month. An averaged priced three-bedroom single-family homerentsfor $1,000 to $1,439 per
month. The current “fair market rent” for a two-bedroom gpartment in Sedonais $557/month, based on
Y avapa County’ sHousing and Urban Development (HUD) caculaionsfor the Sedonaarea. A fair market
rent for athree-bedroom unit is $776 per month. Thisis updated annualy.

M edian Household I ncome

In 1990, Sedona had a median household income of $26,366, Arizona - $27,540, Yavapa County -
$22,060 and Coconino County - $26,112. 1n 1998, Arizonda s median household income was $34,268
with Yavapa and Coconino at $27,379 and $35,462 respectively. Sedona s 2000 median household
income was $44,042 according to the 2000 Census.

Table 10
M edian Household Income
1990" 1995 1998/99 2000°
Sedona $26,366 $29,628° $- $44,042
Arizona $27,540 $30,863 $34,851° $40,558
Y avapai $22,060 $- $27,379*
Coconino $26,112 $ 32,6407 $35,462
us $- $- $39,021°
Footnotes.
1 1990 Census (DES)
2 DES, 1995 Census estimate
3 In 1990 Sedona was 96% of AZ household income. Using same ratio, 96% of $30,863 = $29,628
4 AZ Department of Commerce Report - page 12 (1998)
5 AZ DOC Report - page 24 (1999 estimate)
6 2000 USCensus
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The Sedona median household income used in the 2001-2001 Community Plan updateis $44,042. This
meansthat one-haf of al householdsin Sedonaearn more than that per year and one-haf earnless. Thisis
a useful measure when gauging the ability of households to afford the housing in a given geographic area.

To determine relative income, an individud household's income is measured againg the area median

household incomefor the City. A household earning 60% to 80% or less of the current median income for
the areais said to be in the “moderate income” level. A household earning between 50% and 60% of the
medianincomeiscdassfied as“lowincome’. A household earning 50% of the medianincomeor lessissad
to be“very low income’. A household earning 30% or less of the medianisinthe“extremey low” income
level. The US Census Bureau defines poverty leve for afamily of four in 2000 a $17,603. The nationd

Dept. of Hedth and Human Services (2001) defines poverty levd for a family of four a $17,050. Itis
estimated that about one-fourth of Sedona’ spopulationisat or below the poverty level or lessthan 50% of
the median household income.

Sedona Employment

In 1997, there were 7,226 people employed in Sedonaand in 2000 there were 4,917 residents employed
both in and outside Sedona. In 1990 it was estimated that 40.5% of the total Sedona jobs were held by
Sedona residents and 59.5% held by non-residents. It is aso estimated that 40.5% of the employed
Sedonaresidentsworked outside Sedona. 1n 1990, retail and service employment comprised 72.2% of the
total jobs in the City. In 1997, 2,927 loca jobs were held by Sedona residents, based on the 1990
proportion of 40.5% of 7,226. According to the 2000 US Census, of these jobs, 1,650 are in retail and
service employment. An estimated 3,567 retail and service jobs are held by non-residents.

Table 11
Sedona Employment — 1997
# of Employees ;ﬁ;)lt);/rrfwt:rllt

Totd employment 7,226 -

Totd residents employed 4,917 -

Totd loca jobs held by Sedona Residents' 2,927 40.5% of 7,226
Tota residents who work outside Sedona 1,990 40.5% of 4,917
Total local jobs held by non-residents' 4,299 59.5% of 7,226
Totd retail/service employment® 5,217 72.2% of 7,226
Totd resdentsin locd retail/service employmnent® 1,650 56.4% of 2,927
Total non-resdentsin local retail/service employment® 3,567 83% of 4,299

Source: 1998 Sedona Community Plan— pages 3-39,3-40

Based on 1990 Sedona Resident Survey — Economic Base Study

4,917 - 2,927

Employment averages by industry based on 1990 Sedona Business Survey - Economic Base Study
2000 USCensus 1,650 residents employed in retail and services - would assume all are local

A WN PR
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Sedona s economy is based on service sector and tourism employment. Thoseemployedintheretail and
service sector have average pay levels well below the median income. The Arizona retail job sector

average was $17,380 in 1998 according to the Arizona Dept. of Commerce.
Source: U.S. Census Geography Quick Report Table 1

Table 12

Sedona Economics. 1997 Sample Employment / Income by Larger Industries

Average Pay (Annual
Number of Number of 7 Per cent of Sedona
NAICSIndusiry Establishments Employees nupr%g:)? ;\%?)Tgyzyes) Median Income
Wholesale Trade 20 46 $22,891 68%
Retall Trade 186 976 $16,068 48%
Redl Estate and rental and 42 196 $22.831 68%
leasing
Professional scientific and 43 115 $35,817 107%
technica sarvices
Adminidrative support
and waste management 18 194 $20,381 61%
and remediation
Heslth Care and Socis 40 158 $24,588 73%
Assgtance
Arts Entertainment and
0,
Recrestion 11 132 $9,469 28%
Accommodation and food 80 1535 $11,145 33%
services
Other Services (excent 30 97 $19,567 58%
public administration)

Source: U.S. Census Geography Quick Report Table 1

Housing Affordability

The nationdly-recognized measure of affordability is whether a household can spend 30% or less of their
annud gross income for housng and related utility costs. If they can, their housing is consdered
“afordable’. If they exceed that threshold, their housing is consdered ‘unaffordable’” and they are
considered “ cost-burdened”. It isaso generdly true that the lower the income, the greater percentage of
income is spent on shelter.

According to the latest datafrom the 2000 Census, 53.2% of Sedonarentersand 30.8% of owners spend
more than 30% of their income on housing.
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Thefollowing isfrom the Arizona Housing Commission report (Arizona Department of Commerce), “The
State of Housing in Arizona- 2000":

Housing affordability isan impending crisisin Arizona. Arizona’saverage income ranks as one of
the lowest nationally, yet our population is one of the fastest-growing. The combined impact of a
21% decreasein buying power (mid 1980'sto mid 90's middle income wages) and a 30% increasein
home pricesis alarming. Today, an Arizona household must make at least $45,000 to afford the
median-priced home, yet only 43% of Arizona households can afford this. Rental affordability ratios
have also declined. Today, only 62% of households can afford the Arizona median rent ($653/mo,
including utilities or an annual income of $26,120).

The livable wage for a family of three and a family of four in Arizona was $29,900 and $32,400
respectively, in 1998. The livable wage is the minimum annual amount required to meet basic
household needs. 1n 1998, the median household incomein Arizona ($34, 268) isonly dightly above
the livable wage for a family of four. Based on 30% of this income, the maximum affordable
monthly expense for housing is $810/mo.

Retail and Service jobs are the lowest-paying, yet make up approximately half of all employment in
Arizona. In 1998, the average annual retail wage was $17,380 and the aver age service sector wage
was $25,868. Between now and 2003, 40% of all new jobs created in Arizona are expected to pay
less than half of the livable wage.

For Sedona, based on 30% of income, a household income of $44,042 (2000 Census) could afford a
maximum monthly payment of $1,101 per month (including utilities). Based on 30% of income, the
maximum affordable monthly rent for Sedonahouseholdsin 2000 a 80% of the median is$880 per month
(including utilities). 1n 1995, 27% of Sedona households (1,155 units) were renter-occupied. 1n 2000,
27.5% (1,357 households) were renter-occupied.

Table 13
Arizona /Sedona Housing Affor dability By Income Level (Based on 30% of Income)*

| ncome Maximum z_;lffor_d_qble monthly
(with utilities)
State Median Household $40,558 $970
Sedona Median Household® $44,042 $1,101
Livable Wage (4 person)? $32,400 $810
AZ Median Mo. Rent’ $26,120 $653
Services Job Sector (average)® $25,868 $647
Minimum Wage (2 worker) $21,840 $546
Sedona Low & Very Low Income® $22,021 $550
Retail Job Sector (average) $17,380 $435

1  DOC report - page 6 (30% of income is commonly accepted maxi mum amount)
2  DOC report - Minimum amount required to meet household basic needs (food, shelter, clothing,
transportation, health care) in 1998/99
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DOC report - Entertainment, health, education, personal, professional (98/99)

AZ DOC Report - Page 28 (98/99)

Based on State sponsored study prepared by E.A. Pollack & Co.; April 2002 (2000 data)

Housing and Urban Devel opment definition of low income is 50-60% of median household ($44,042x
.50 = $22,021 x .30 = $6,606/12 = $550) — Pollack study (2000 data)

In 1998, only 62% of Arizona households could afford the median monthly rent of $653/mo, including

utilities

o0k w

Approximately 23.5% of Sedona s population earns 50% or less of the City’ smedianincome. Thismeans
that those households are only able to afford housing that costs up to $470 to $550 per month. The Fair
Market Rent for a two-bedroom apartment in Sedonais $557 per month. The 2000 staff survey of actud
rentas in Sedona indicated that a two-bedroom apartment was renting for $665 per month. Many wage
earners in Sedona are spending almost one third more to rent two-bedroom apartment housing than they
can afford. Thisdoes not count the 60% of the workforce who do not reside in Sedona.

Affordability, however, isnot only anissuefor the lower income population. The Verde Vdley League of
Women Votersrecently conducted asurvey of 131 public sector employeesin Sedona, including teachers,
fire and police personnel, City employees, nurses and health emergency personnd. Eventhe middleclass
workers in public sector jobs and indudtries are faced with housng budgets well in excess of the

affordability threshold of 30% of income. Public employeeswho do rent ahomein Sedonamust earn 31%
more than those renting outside of the City before they earn enough to afford Sedonarents. Employees
who own homes in Sedona and who earn more than $55,000 per year spent an average of 47% on

housing. Renters surveyed who earned more than $65,000 per year spent an average of 62% of their total

income on housing in Sedona.

Assessing Housing Needs

The following are key housing conditions and trends affecting the availability of affordable housing in
Sedona:

1 Limited Supply of Land —62% of Sedona sresidential land baseisdeveloped. By 2018 or 2019,
dl of the available land will be built on.

2. Limited Supply of Affordable Units — There is an unusudly high percentage of large lot, sngle-
family housng and a lower than norma percentage of rental and multi-family housing choices.
Multi-family zoning comprises about 20% of Aspen Colorado’'s zoning and 13% of Durango,
Colorado’s zoning, but only 4% of Sedona's. Multi-family housing units make up 30% of the
housing stock in Telluride, Colorado, but only make up 9.2% of Sedona shousing stock according
to the 2000 Census. Apartment housing makes up 23% of Arizond s housing stock overal, but
only 4.6% of Sedonas.

Mobile home parksin Sedonaare currently built out. There have been no proposalsmadefor any
additional mobile home parks since the City incorporated in 1988 nor have any areas been
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recommended for these usesin the Community Plan. Table 14 below dso illudtratesthe available
remaining lands/lotsfor which mobile and manufactured housing isalowed by current zoning. Asof
July 2001, there were 23 vacant subdivided lots and 7.5 unsubdivided, undevel oped gross acres
representing about 30 additiond unitsthat would alow for new mobile and manufactured housng—
atotd of 53 additiond potentia lots/units.

Table 14
M obile and Manufactured Housing (July 2001)
Developed Lands Undeveloped Lands
Zoning Classification Subdivided | Unsubdivided Vacant Lots Unsubdivided Unsubdivided
Units Acres Gross Acres Potential Units
RMH-6
(4-8 units/acre single family 256 0 6 0 0
residential high density)
RMH-10
(2-4 units/acre single-family 1
residential medium density) 230 44 14 8 30
RMH-12
(2-4 units/acre Single Family
Residential medium density) 65 14 3 0 0
1 At4 dwelling units per acre Source: City of Sedona

Note: Includes Zoning classifications that allow mobile and manufactured housing (excludes Mobile Home Parks)

3. Preservation of Affordable Units — Market forces and high land costs tend to erode the limited
supply of exigting lower cost housing in Sedona. Between 1980 and 2001, mobile homes declined
from 22.3% of the occupied housing to 15% and total multi-family units declined from 14.3% to
12.6% of housing.

4, Housing Costs— The median price of asingle-family homein Sedonawas $290,000in 2001, 58%
higher than the median for thewestern region of the U.S. Based on census data, it isestimated that
53.2% of renters and 30.8% of Sedona homeowners (approximately 38% of all Sedona households)
spend more than 30% of their income on housing.

5. Income Levels — The median income/earnings of both mae and femae workers are less than
needed to afford the Sedona median gross rent of $880. Average wages in the retail sector are
only about 65% of themedianincome. Householdsin thiscategory could only afford arent level of
$560 or a house price of $67,000.

6. Commuting Time and Costs — Due to the high rent prices and lack of available affordable units,
those who normdly live in Sedona, close to their jobs, are forced to live in other communities.

Table 15 below summarizes the make-up of Sedona s existing housing stock.
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Table 15

Year 2001: Sedona Existing Housing Supply by Type'

Type of Housing Unit

Estimated Quantity

Estimate Per cent

Estimated Average Prices

of Stock

Single family deteched $364,618 as of October 2001
(incl udlng. owner occgplled, 4,612 79.4% 3 BR House = $1,595%/mo
factory built homes within average rent
established subdivisions)
Rental Apartments + Condos, 849
Townhomes, Duplexes Of these 253, or 1 BR = $600/mo

4.4% of al units 14.6% 2 BR = $800/mo

in stock are Townhome = $1,000/mo

apartment units
Mobile Home Park 33 5% $690/mo
(rental units)
Oyvper occgpled Factory Built 309 50 NA
within mobile home parks
Totd 5,803" 99.5%

1 Based on actual figure counts by Staff Report, July 2001 and subsequent updates. According to a meeting with
staff held 12/14/01, there is a slight discrepancy between total housing units counted by the Census and internal

total unitstracking. There are approximately 157 unidentified units.
2 Averagerental prices per recent review of rental advertisementsin the Red Rock News classifieds.

Table 16 bdow illugtratesthat the biggest deficits of available affordable unitsisintherentd unitsaffordeble

to those in the lowest income categories.

Sedona Community Plan

6-11

December 10, 2002




Table 16

Income / Affordability Profile for Sedona: 2000
Total Households: 4,928
Note: Columns B, C, D and E are updated as of June 2002 per newly released US Census income figures; Totalsmay
exceed total households due to extrapolations and rounding error; Source of Column “F”, “Gap Estimates Only:
Public State of Arizona Sponsored Study by Elliot D. Pollack & Co* Entitled: “Arizona Affordable Housing Prafile”
A. Income B.Maximum | C.Estimated | D.Maximum | E.Maximum F.“GAPS
Level: Percent Incomeinthis | Number of Affordable Affordable House Number of new
Of Median Income Households Monthly Rent | Price* if purchasing | units needed for
Income Median | Category (HH) (incl. Utilities) | Assumptions: 5% thisincome
Household down, 8.15% group per State
Income, 2000: interest rate on 30 Affordability
$44.042 year fixed mortgage, | Study, April
$250 other monthly | 2002
installment debt
payments
0% to 30% $13,212 400 HH $330 n/a Deficit: 556
<30% to 50% $22,021 746 HH $550 $45,000 Deficit: 587
<50% to 60% $26,425 267 HH $660 $60,000 Surplus. 44
<60% to 80% $35,234 572 HH $880 $89,000 Surplus. 44
0,
<80% to $44,042 530 HH $1,101 $113,00 Deficit: 128
100%
Approx.
) .
>100% + RN 2500 HH RN $55$ Surplus: 1,368

* Assumes 8.15% loan, 5% down payment, 28% of annual income set aside.

Table 17 illugrates the future housing stock by theyear 2019 assuming no changesin land supply or zoning.

Table 17
Population and Housing Projections

Current —July 2001 | Additional Potential Total
Tota Housng Units 5,800 2,977 8,777
Occupied Housng Units 5,028 2,581 7,609
Unoccupied Housing Units 772 396 1,168
Seasond Units 456 234 690
Y ear-round Population 10,400 5,291 15,691
Seasonal Population 912 468 1,380
Total Population 11,312 5,759 17,071

Source: Sedona Community Plan, Land Use Projections
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Based on the latest Census 2000 data, the current need level for affordable housing not available to those
paying unaffordable housing costsis estimated at 38% of dl existing Sedonahouseholds paying over 30%
of their incomes on housing. If that figure is used as aguide, and that proportion remains the same in the
future, idedlly that would trandate into a tota need of 38% of the future new units being “affordable’.
There are expected to be an additiona 2,581 additiona occupied units by 2019.

Based on the extrapolation of 1990 Census data, future housing need and current trends, 605 existing and
310 new renter occupied households will be living in unaffordable housing by theyear 2019. Homeowner
households in unaffordable owner-occupied units will total an estimated 1,008 by that same year.
Combined, that isatota of 1,923 occupied househol dsfaced with continuing unaffordable housing. 1dedlly,
al of the additiond 2,581 occupied units expected to be added to Sedona s housing stock in the future
should be “affordable’ units. This would assume those living in existing unaffordable housing as well as
newcomers would al be able to move into the new affordable units. At best, that solution would not be
practical and is probably animpossible gpproach. Thefinal number that is“practical” depends on funding,
the strength of efforts, the success of partnerships and politica will.

If any new affordable units are planned and brought into the Sedona housing stock, what type of unitsare
needed the most? The current estimated proportions of renters and homeowners paying unaffordable
housing costs may provideaclue. Rentersare by far themost cost burdened. Based on the 1990 Census,
at least 61% of dl rentersin dl income categories are in unaffordable units. Only 26% of owners were
living in unaffordable housing. According to thelatest Census 2000 figures, the percentage of ownersliving
in unaffordable housing is 30.8%. Renters paying unaffordable housing costs are now 53.2% of the group.
Combined, 38% of dl Sedonahouseholdsare paying unaffordable housing costs. Rentersarefar lesslikdy
to become homeowners under heavy subsdies. With the low earning level of a large portion of the
workforce, rentds are the only feasble, affordable housing dternative for many. If 53.2% of dl new
housing units could be added to address the percentage of renters in unaffordable units, that woud be as
many as 1,373 new occupied rental units out of 2,581 new units. That goa would aso beimpractical and
probably impossible based on subsidies, cogt, and available land for such units.

If 2,581 new unitsare projected to be added to Sedona s housing stock before Sedonawill have run out of
available land zoned and available for housing, then a a minimum, Sedona should consider adopting a
drategy to encourage/require developersto build at least 38% of them asaffordable housing. Therationale
for thispercentageisthat if an estimated 38% of current populaceis cost burdened by unaffordable housing,
this 38% would be 980 new occupied, affordable rental and owned units out of 2,581 new occupied units
over the next 17 years, until buildout.

Idedly, if the 980 affordable units are built, it is recommended that a“mix” of gpproximately 80% of the
980 new units be affordable multi-family units to be developed by the year 2019, or 784 units. Another

196 owner-occupied, affordable single-family units should be developed for those households that could
afford to buy ther first home with some assistance or if units are affordably priced.

Supply Of Multi-Family Housing
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Asof July 1, 2001, when fully devel oped, Sedona sexisting multi-family and Planned Development zoning
could accommodate an additional 530 multi-family units on 69 gross acres a 64% of an adlowable gross
dengty of 12 units per acre. This would represent 1,506 multi-family units or 17% of the total housing
stock (up 8% from the current 9.2%).

849 units Developed Multi-family Resdentid

127 units Approved, not constructed Multi-family units

530 units Additiona potentia units based on 64% of gross acres of existing zoning
1,506 units ~ Tota Multi-family units & build-out

Although the 64% is a historical average net acreage utilization across dl dengity digricts sncethe City’s
incorporation, multi-family projectson lands zoned specificaly for multi-family where Sreetsaredready in
place, have historicaly developed at 92% of the maximum alowable dendty. Based on 92% of the gross
acreage a 12 units per acre, gpproximately 762 units could be accommodated.

In comparison to the 69 vacant acreszoned for multi-family, however, the 1998 Community Plan provides
for only 41 acres of vacant land specifically designated for multi-family usesand 9 acres of additiond land
currently devel oped with single-family housing that could be redevel oped for multifamily, consstent withthe
Pan. This19-acredifference reflects multi-family resdentia zoning that isnot supported by the Community
Pan.

Based on 50 acres potentidly available according to the Plan, rather than 69 acres available based on
zoning, a the current 8 and 12 units per acre dlowed in the Plan, the range of additiond unitsthat could be
built is

39 acres @ 12 units per acre = 300 to 431 units

11 acres @ 8 units per acre = 56 to 81 units

Thetota range would be 356 to 512 unitson 50 acresrather than 530 to 762 units on 69 acres. Based on
the 41 vacant acres done, this range is further reduced to 310 to 446 units. This does not include
“Trangtiond” acreage.

A redidic range of the number of additiond multi-family unitsthat could currently be built is310-512 units,
or an average of 411 units.

Recent trends for existing multi-family zoning may actudly utilize less than 64% of the gross acreage

collectivdly City-wide. Since the 1998 Community Plan update, overdl resdentid dengties have
decreased, with anet reduction of 117 potentid residentid units (as of July 2001).
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Additional Multi-Family Housing Units Needed

If dl future multi-family residentid units were affordable to low and moderate income households, a
minimum of 246 additional multi-family rental unitson 17 acreswould be needed in addition to what can be
accommodated based on the 1998 Community Plan.

784  Additiond affordable multi-family rental units needed
-411* Additiona multi-family units that could be built (1998 Community Plan)
-127*  Multi-family units gpproved, not built (July 2001)

246  Additiond Multi-family units needed that cannot be currently accommodated.

* |f dl of these units were affordable to low and moderate income households

Overall Density Balance

One of the Sedona Community Plan Objectives established in 1998 isto “...limit future resdentid
growth to thetotal number of housing unitsthat can be accommodated oncethe private land baseisbuilt out
a the dengties generdly established upon the City’ sincorporation...” Thefollowing isan analyssof the
effect of the additional needed multi-family units on the City’s overdl resdentid densty.

530 Additiond Multi-family resdentid units @64% of the gross dlowable density on 69 acres
(currently calculated for buildout).

+127 Units gpproved, not built
+117 “Loss’ of resdentid units Snce 1998
774  Additiond multi-family unitsthat can be built to reach thetota number of buildout units caculated at
64% of gross density.
-784  Multi-family affordable units needed
10 Multi-family units needed that exceed buildout dengity.

246  Additiond multi-family units needed that cannot be currently accommodated.

-10  Unitsexceeding buildout caculations

236  Multi-family resdentid unitsthat could be built to maintain overdl densty in addition to whet can be
accommodated according to the 1998 Community Plan.

Based on the above, 774 additional multi-family unitscan currently bebuilt to maintain the City’ sresidentia

buildout projections at 64% of gross acresavailable. Thisisaso 395 unitslessthan gross acreage would
dlow.
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6.2

RECOMMENDATIONS

6.2.1 Vision, Goals, Objectives/Policies

The Vision Statement, Goals, Objectives/Policies developed for the Housing Element of the
Sedona Community Plan are presented below.

HOUSING VISION

Provide equal opportunity choicesfor shelter, well insulated from high volume roadways,
aviation and other noise, and non-residential land uses. Housing should foster a sense of
neighborhood among nearby residents and a sense of community through linkage with
surrounding neighborhoods.

GOAL 1.0

Promote high quality residential neighbor hoods.

Objectives/Palicies

11

1.2

13

14

15

1.6

GOAL 2.0

Encourage qudity resdentiad neighborhoods which provide for safe and convenient
vehicular and non-vehicular circulation and access to community facilities.

Protect and preserve existing, stable neighborhoods from incompetible adjacent land uses,
inappropriate infill or redevelopment projects and the adverse effects of mgor capita
improvement projects.

Providefor neighborhood connectionsto commercia areas, aswell asto each other, using
roads, non-motorized bikeways, pedestrian paths.

Encourage maintenance, protection and enhancement of edablished residentia
neighborhoods.

Encourage redevelopment and/or renovation of substandard residential neighborhoods.
Establish a Neighborhood Pride program to foster a sense of neighborhood identity and a
means to conduct other neighborhood preservation efforts (e.g., neighborhood watch,
neighborhood clean-up and socid interaction activities).

Ensureavariety of housing opportunitiesfor all.

Objectives/Palicies

21

Facilitate an adequate mix of energy-efficient housing typesa various densitiesand prices
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for persons of dl ages to accommodate a diversified employment base.
2.2  Evauate opportunities to provide for accessory housing unitsin residential aress.

2.3  Bvaduaterequirementsfor new commercid and lodging development to contribute funding
for congtruction of lower cogt, off- Site housing to accommodate the expanding employment
base created by new devel opment.

2.4 Providefor housng opportunities within commercia aress.

2.5  Allow for re-development of existing mobile home parksto gpartment housing to upgrade
conditions and retain housing dengitieswhere the new units can be more affordableto low
and moderate income households.

GOAL 3.0 Preserveasmall-town environment for Sedona’ scitizensand visitors.
Objectives/Palicies

3.1  Within the City's exiging private land bass, limit future resdentia growth to the total
number of housing unitsthat can be accommodated once this private land baseis built out
at the densities generdly established upon the City’ sincorporation as recommended in the
Sedona Community Plan Future Land Use Map.

6. 2.2 Specific Recommendations
A. Assisted Living and Accessory Guest House Use

With an aging population living longer, housing for the many diverse needs of ederly resdents becomesan
important part of the housing development effort. In 2000, over 25 percent of Sedond s population was
age 65 or more. This represents a higher than usua senior population.

Sincetheneeds of older citizensvary grestly depending on their hedlth, mental condition, ability to carefor
themsdvesand ability to liveindependently, the variety of housing needsare morediverse. Theneed ranges
from theindependent living facilities, apartments, homes, condominiums, etc., to asssted living, apartments
with congregated feeding, to full care nursng homes.

The Navoti Planned Area (Land Use Element) could provide for high-dendty multi-family and/or assisted
living uses in close proximity to hedlth care services both existing and encouraged for the future. An
evauation of opportunities to dlow guest rooms or detached guest houses to operate as independent
housing units could also help address housing needs for Sedona s older residents.
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B. Community Plan Land Use Map and Zoning

The Community Plan’ s Future Land Use Map provides|ocationsfor multi-family housing up to 12 units per
acre. Mogt of these areas are currently zoned for multifamily uses. However, the Plan aso recommends
lower dengty single-family housing for some areasthat are currently zoned for multifamily, primarily asthese
aress are ingppropriately located relative to traffic circulation and topographic congraints. Thereisone9-
acreareadesgnated for medium dengty multifamily on the Future Land Use map, that is currently zoned as
gangle-family (along Coffeepot Drive). The Navoti Planned Aread so providesan opportunity tolocate high
dengty multi-family and/or assisted living usesin close proximity to health care services, both existing and
encouraged for the future. The Plan aso recommends that multifamily housing be dlowed in commercid
areas with the highest dengities in Focused Activity Centers.

In keeping with existing development standards, densities greater than 12 units per acre have not been
recommended.

In addition to areas recommended for medium density multi-family housing onthe Future Land Use Map
some of the existing commercid areas between Focused Activity Centers could also accommodate multi-
family uses a alower dengty (see Land Use Element).

The Uptown/Creek AreaPlan (Phase One) has suggested that residentia areas surrounding the Commercid
aress should be investigated to dlow for renta of second unit “Mother-in-law”/“ Carriage-house’, amall-
scale structures on owner-occupied lots. This concept should also be explored in future specific planning
for the Grasshopper Flats area. This could encourage more pedestrian-oriented neighborhoods to have
pedestrian access-to commercid areas as well as providing some opportunities for housing thet is more
affordable.

Ancther potentia affordable housing opportunity would bethe use of gpartmentsover commercid andretall
edtablishments. Thereareretall and commercid buildingswith unused upper storiesthat would serve asan
excdlent source of moderate income housing. The space could be used for owner occupied, employee
occupied or open rentd at an affordable renta price.

Since exigting mobile home parks provide some of the most affordable housing optionsto low and moderate
income households, retention of thishousing isvery important. If these areasare re-developed, theexisting
housing dengties should be retained regardless of housing type if upgrades to current housing and/or site
conditions are provided and the housing units are and remain affordable to low and moderate income
households.

C. Update of the Plan’s Housing Element
In September, 2001, a housng Committee was formed to help update the Community Plan’s Housing

Element in conjunction with * Grantmagters, Inc”, ahousing consultant. This housing sudy is being funded
by the Arizona State Housing Trust Fund through the Arizona Department of Commerce. Additiona
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housing dtrategies and policies regarding affordable housing will be considered once the Housing Study is
completed later in 2002. The Housng Study will be used as a resource and first step for future
consderation of an updated Housing Element for the Community Plan.

D. Neighborhood Conservation and Revitalization

Sedona, like mogt cities, isacity of diverse neighborhoods. If thereisan important lessonto learn fromthe
mistakes of older eagtern dities, it is that the continual monitoring of older neighborhoods for preventive
maintenance of infrastructure and deteriorating dwellings, will not only keep the neighborhoods viable and
the property vaues up, but will save the community both dollar and socia costs later.

The City should design a neighborhood monitoring program to use its code and building inspectors to
annually inspect those older more fragile neighborhoods and report any factors that could stimulate the
neighborhoods deterioration. If aneighborhood showssignsof decline, aspecia plan (eg., VIPAction Zone
Planning) should be developed to address the noted problems in an effort to revitdize the area. Alert
monitoring of neighborhood conditionsand early correctionwill, inthelong run, pay highdividends. Sedona
has a few neighborhoods that could benefit now from a neighborhood revitaization program.

Organi zing neighborhood associationsto work with the City on this program could be ared vaue added to
meke the program more effective. Effective training and education of neighborhood groups of the issues
involved in neighborhood preservation brings those most affected to the table to keep the City informed and
to more effectively amdiorate the problems.

E. Fair Housing Policy
The City should make surethat it’ shousing palicies follow the Fair Housing Policy Guiddines designed by
the Federa Department of Housing and Development (HUD). Housing should be available without any

discriminatory factors. The City should diminate any land development regulations or codes that would
make housing unavailable to elderly, handicapped or the disabled.
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6.3 ACTION PROGRAM

The Action Program for the Housing Element of the Sedona Community Plan ligsthe specific action
necessary to implement the Community Plan.

The Planning and Zoning Commission should review and provide recommendationsto the City Council for
revisng the following Action Program on an annud basisin order to continue to pursueimplementation of

the Sedona Community Plan in an expeditious manner and to coincide with the annua drategic planning
and Flexible Capita Budget process.

Future Actions
1. Amend commercid zoning didrict provisonsto dlow housing in commercid zones

2. Continue specific planning efforts in the Uptown/Creek area to evauate “second housing unit”
opportunities on owner-occupied lots.

3. Prepare a specific plan for Grasshopper Flat area to address land use options and evauation of
“sacond housing unit” opportunities on owner-occupied lots.

4. Establish aneighborhood pride program to foster a sense of neighborhood identity and the means
to conduct other neighborhood preservation efforts (neighborhood watch, clean-up, and social
activities).

On-going:

Complete the update of the Community Plan’ sHousing Element to provide pecific housing Srategies
and policies regarding affordable housing (see specific recommendations).
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